DEPARTMENT OF COMMUNITY ™, cTor g
AND ECONOMIC DEVELOPMENT =~ ————" Rent

A. REPORT TO THE HEARING EXAMINER

HEARING DATE:

May 17, 2016

Project Name:

Grant Place Towhomes

Owners: APEX Enterprises Group LLC; 5218 76™ Ave Ct W; University Place, WA 98467
Washington Commercial Investment; 24419 105™ Place SE; Kent, WA 98030

Applicant: Satwant Singh; 24419 105" Place SE; Kent, WA 98030

Contact: David Vincent; Milbrandt Architect; 25 Central Way; Kirkland, WA 98033

File Number: LUA15-000885, PP, PPUD

Project Manager: Rocale Timmons, Senior Planner

Project Summary: The applicant is requesting a Preliminary Planned Urban Development and a Preliminary

Plat for the construction of a multi-family development containing 36 zero lot line
townhomes. The vacant 2.12 acre site is located within the Residential Multi-Family
(RMF) zoning classification and the Residential High Density (RHD) land use designation.
Environmental 'SEPA' Review was completed on a 36 townhome proposal, in 2007
(LUA07-018). Therefore, additional Environmental 'SEPA' Review is not required. The
proposed development would be comprised of 8 separate multi-family residential
structures resulting in a density of 22.98 du/ac. The subject site is located on the east
side of Grant Ave S just north of S 18™ St at 1600 Grant Ave S. Access to the site is
proposed via a new looped public alley extended from Grant Ave S. There are no critical
areas located on site. The PUD would be used to vary street, setback, design,
landscaping, lot standards, and density bonus criteria. The applicant has proposed
enhanced open space, pedestrian and vehicular circulation, pedestrian amenities, and
landscaping as a public benefit. Studies provided include a stormwater, arborist, traffic
study, and a geotechnical report.

Project Location:

1600 Grant Ave S

Site Area:

2.12 acres

Project Location Map
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City of Renton Department of Community & Economic Development Hearing Examiner Recommendation

GRANT PLACE TOWNHOMES LUA15-000885, PP, PPUD
Report of May 17, 2016 Page 2 of 39
B. EXHIBITS:

Exhibit 1: HEX Recommendation Report

Exhibit 2: Site Plan

Exhibit 3: Landscape Plan

Exhibit 4: Elevations

Exhibit 5: Floor Plans

Exhibit 6: Grading and Drainage Plan

Exhibit 7: Revised Tree Retention Plan (dated April 29, 2016)

Exhibit 8: Drainage Report

Exhibit 9: Preliminary Plat Plan

Exhibit 10: Cl 73- Residential Height Requirements

Exhibit 11: Geotechnical Report

Exhibit 12: SEPA Determination - Mitigation Measures (dated March 12, 2007)

Exhibit 13: SEPA Addendum, dated May 2, 2016

Exhibit 14: Public Comment Letter — Meling

Exhibit 15: Public Comment Letter — Sommer

Exhibit 16: Traffic Report

C. GENERAL INFORMATION:

APEX Enterprises Group LLC
1. Owner(s) of Record: 5218 76th Ave Ct W
University Place, WA 98467

Washington Commercial Investment
24419 105th Place SE
Kent, WA 98030

2. Zoning Classification: Residential Multi-Family (RMF)
3. Comprehensive Plan Land Use Designation: Residential High Density (HD)
4. Existing Site Use: Single Family Residence to be demolished
5. Neighborhood Characteristics:
a. North: Vacant/Transmission Lines (R-8 Zone)
b. East: Single Family Residential (R-8 Zone)
c. South: Multi-Family (RMF Zone)
d. West: Vacant (RMF Zone)
6. Site Area: 92,721 SF

D. HISTORICAL/BACKGROUND:

Action Land Use File No. Ordinance No. Date
Comprehensive Plan N/A 5758 06/22/2015
Zoning N/A 5758 06/22/2015

HEX Report - Grant Place Townhomes
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03/08/1961
12/10/2007

E. PUBLIC SERVICES:

1. Existing Utilities

a. Water: The site is located in the City of Renton water service area. There is an existing 12-inch

diameter water main in Grant Ave S.

b. Sewer: The site is located in the City of Renton sewer service area. There is no sewer main along
the project frontage. There is an existing 8-inch diameter sewer main south of the property in

Grant Ave S.

c. Surface/Storm Water:  There is an existing 12-inch storm water conveyance system along the

Grant Ave S property frontage.

2. Streets: There are partial street improvements along Grant Ave S.

3. Fire Protection: City of Renton Fire Department

F. APPLICABLE SECTIONS OF THE RENTON MUNICIPAL CODE:

1. Chapter 2 Land Use Districts

a. Section 4-2-020: Purpose and Intent of Zoning Districts

b. Section 4-2-070: Zoning Use Table

c. Section 4-2-110: Residential Development Standards

2. Chapter 3 Environmental Regulations
a. Section 4-3-100: Urban Design Regulations

3. Chapter 4 Property Development Standards

4. Chapter 6 Streets and Utility Standards
a. Section 4-6-060: Street Standards

5. Chapter 7 Subdivision Regulations

6. Chapter 9 Permits — Specific
a. Section 4-9-065: Density Bonus Review

b. Section 4-9-150: Planned Urban Development Regulations

7. Chapter 11 Definitions

G. APPLICABLE SECTIONS OF THE COMPREHENSIVE PLAN:

1. Land Use Element

H. FINDINGS OF FACT (FOF):

1. The applicant is requesting a Preliminary Planned Urban Development (PPUD) and a Preliminary Plat for
the subdivision of a 2.12 acre site into 36 lots for the future construction of 36 zero-lot line townhomes.

2. The Planning Division of the City of Renton accepted the above master application for review on
December 28, 2015 and determined the application complete on February 5, 2016. On March 14, 2016
the project was placed on hold pending receipt of a Fire Safety, Emergency, and Evacuation Plan and a

HEX Report - Grant Place Townhomes
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8.

9.

Maintenance Plan for the internal looped street. The applicant submitted all necessary documentation
and on April 19, 2016 and the project was taken off hold. The project complies with the 120-day review
period.

In 2007 the applicant received Hearing Examiner Site Plan approval along with Environmental Review
for the construction of a similar 36 unit townhome development on the same site (LUA07-018).
However, the Hearing Examiner Site Plan approval expired in 2011.

The revised proposal includes the same number and type of units as the expired proposal. The
differences between the proposed and expired site plans includes the subdivision of the property,
increased setbacks from neighboring developed properties, and different architectural detailing.
Additionally, vehicular circulation now included a looped public alley round around the perimeter of the
site as opposed to the centrally located street terminating in a cul-de-sac.

The effects of the Preliminary Plat request require reductions in the net acreage of the site in order to
calculate the allowed density. Therefore, the 36-unit proposal requires a density bonus, pursuant to
RMC 4-9-065, to maintain the same number of units formerly approved.

Pursuant to the City of Renton's Environmental Ordinance and SEPA (RCW 43.21C, 1971 as amended),
on March 12, 2007, the Environmental Review Committee issued a Determination of Non-Significance -
Mitigated (DNS-M) for the Grant Avenue Homes project (LUA07-018). The DNS-M included 10
mitigation measures (Exhibit 12). A 14-day appeal period commenced on March 16, 2007, and ended
on March 30, 2007. No appeals of the threshold determination were filed.

ERC Addendum: On May 2, 2016 the Environmental Review Committee (ERC) issued an Addendum to
the Determination of Non-Significance — Mitigated (DNS-M) for the project (Exhibit 13). The Addendum
eliminated Mitigation Measures #1, #3, #6, #7, #9, and #10 as they were no longer applicable to the
proposal and retained Mitigation Measures #2, #4, #5, and #8.

a. Mitigation Measure #2: Site construction shall be limited to occur between April 1st and
November 1st.

b. Mitigation Measure #4: The applicant shall provide documentation that ensures that a
stormwater detention structure is a permitted use of the overhead transmission line easement
(recording number 5162689) area. The documentation shall be provided to the Development
Services Division prior to receiving utility construction permits.

c. Mitigation Measure #5: The applicant shall be required to provide a Temporary Erosion and
Sedimentation Control Plan (TESCP) designed pursuant to the Department of Ecology’s Erosion
and Sediment Control Requirements outlined in Volume Il of the most recent Department of
Ecology Stormwater Management Manual. This condition shall be subject to the review and
approval of the Development Services Division prior to the issuance of building permits.

d. Mitigation Measure #8: The applicant shall submit information sufficient to calculate required
fire flow prior to issuance of building permits.

The project site abuts the east side of Grant Ave S. The vicinity of the property has a high concentration
of utility easements and above-ground power transmission lines for Bonneville Power Administration
(BPA), City of Seattle, and Puget Sound Energy (PSE). A single-family residential subdivision, Rolling
Hills, abuts the property to the east. A 30 unit condominium project, Heritage Village, is abutting the
project site to the south. Land to the west and abutting on the north are utility easements.

The property is developed with a single-story, single-family house since 1946. The existing house and
two outbuildings would be removed prior to redevelopment.

HEX Report - Grant Place Townhomes
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Access to the site would be provided via two curb cuts extended from Grant Ave S. The vehicular
circulation design would utilize a looped public alley that enters at the northwest corner of the site and
exits at the southwest corner.

Grant Ave S intersects with Puget Drive S, an arterial street, to the south, which would be the primary
access to the development. Although Grant Ave S dead-ends at one of the easements to the north,
there is an existing gated emergency-only access/egress that continues north from the street end.

The property is located within the Residential High Density (HD) Comprehensive Plan land use
designation.

The site is located within the Residential Multi-Family (RMF) zoning classification and within Design
District ‘B’.

Structures would be a 3-story townhouse building type. The tallest point of the structure would be
approximately 33-feet and 7-inches from the lowest grade to the highest peak. The proposed building

materials would be a combination of a natural stone, hardy panels, lap and clear cedar siding (Exhibit
4).

The residential units would be contained within 8 separate buildings consisting of 4-5 units each.
Residential parking is provided both in private garages and surface parking along the internal circulation
system. Garage parking would be provided for 72 vehicles (two vehichles for each of the 36 residential

units).  Auxiliary parking in the amount of seven parking stalls would be provided along the internal
road. The total amount of stalls provided on site amounts to 79 parking spaces.

The residential lot sizes range from 824 square feet to 1,358 square feet. The following table are
proposed approximate lot sizes for Lots 1-36:

Lot Lot Size SF Lot Lot Size SF Lot Lot Size SF Lot Lot Size SF
Lot 1 1,355 Lot 10 1,355 Lot 19 1,358 Lot 28 1,355
Lot 2 824 Lot 11 824 Lot 20 864 Lot 29 824
Lot 3 998 Lot 12 998 Lot 21 1,047 Lot 30 998
Lot 4 824 Lot 13 1,313 Lot 22 864 Lot 31 1,355
Lot 5 1,355 Lot 14 1,407 Lot 23 1,421 Lot 32 1,355
Lot 6 1,355 Lot 15 864 Lot 24 1,291 Lot 33 824
Lot 7 824 Lot 16 1,047 Lot 25 824 Lot 34 998
Lot 8 898 Lot 17 864 Lot 26 998 Lot 35 824
Lot 9 1,355 Lot 18 1,358 Lot 27 1,355 Lot 36 1,355

Requested Modifications from RMC through the PUD: When approving a PPUD, the City may modify
standards (RMC 4-2, 4-4, 4-7, and RMC 4-6-060 Street Standards, except as listed in RMC 4-9-150B.3. All
of the following modifications are required to be considered simultaneously as part of the Planned
Urban Development:

RMC Code Citation Required Standard Requested Modification
RMC 4-2-110A A minimum lot width of 25 feet is | Internal lots range in width from
Development required (30 feet for corner lots) for | 16.5 feet to 20 feet and corner lots
Standards for townhouse development. range from 26.8 feet to 27.1 feet.

Residential Zoning
Designations- Lot
Width

RMC 4-2-110A The required setbacks for townhouse | The average rear yard setback is
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Development
Standards for
Commercial Zoning
Designations-

development in the RMF zone are as
follows: front yard is 10 feet, the side
yard is O feet for the attached sides
and 5 feet for the unattached sides,

approximately four feet from the
rear drive aisle.

Setbacks side yard along the street 20 feet, and

the rear yard is 10 feet.
RMC 4-2-110A Maximum impervious surface | Consider the site collectively for lot
Development coverage is limited to 75%. coverage requirements as opposed
Standards for to each individual lot.

Commercial Zoning
Designations- Lot
Coverage

RMC 4-4-130 Tree
Retention Regulations
— Tree Density

Four significant trees for every 5,000
square feet of site area.

Consider the site collectively for
tree density requirements as
opposed to each individual lot.

RMC 4-4-090D Refuse
and Recyclables

The refuse and recyclables deposit
area and collection points for multi-
family residences shall be
apportioned, located and designed as
follows a total minimum area of eighty
(80) square feet shall be provided for
refuse and recyclables deposit areas.

The  applicant s
individual curb-side
residential units.

proposing
pickup for

RMC 4-6-060F Street
Standards

Various: See discussion in FOF 28: PUD
Decision Criteria, Circulation

Various: See discussion under FOF
28: PUD Decision Criteria,
Circulation

RMC 4-3-100 Urban
Design Standards

Various: See discussion in FOF 32:
Design District Review

Various: See discussion under FOF
32: Design District Review

RMC 4-4-070F.4
Landscaping
Standards

A fifteen-foot (15') wide partially sight-
obscuring landscaped visual barrier, or
ten-foot (10') wide fully sight-
obscuring landscaped visual barrier, is
required along the common property
line.

The eastern portion of the southern
property line would have a 5-foot
visual  barrier  between the
proposed development and the
abutting R-8 single family
development to the east.

RMC 4-4-080F,
Parking, Loading, and
Driveway Regulations

Based on the proposed use, a
minimum and maximum of 55 parking
spaces would be allowed in order to
meet code.

The applicant proposed a total of 79
spaces within structured and
surface parking areas. The proposal
exceeds the maximum parking stall
allowance (24 stalls).

RMC 4-9-065, Density
Bonus Review

The applicant shall provide one
affordable housing unit, either for sale
or rental (per net acre). Additional
bonus units (per net acre) may be
achieved through compliance with
additional criteria.

The 22.97 du/ac proposal does not
include an affordable housing
component or built green elements.

HEX Report - Grant Place Townhomes
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21. There would be an estimated 7,000 CY of cut and 6,000 CY of fill associated with the proposed project.

22.

23.

24.

25.

26.

Construction is anticipated to commence in Summer of 2016 with substantial completion scheduled for
Summer of 2017.

Staff received two comment letters expressing various concerns, including but not limited to setbacks,
drainage, wildlife, lighting, and refuse and recycle (Exhibit 14 and 15). No agency comments were
received.

Representatives from various city departments have reviewed the application materials to identify and
address issues raised by the proposed development. These comments are contained in the official file,
and the essence of the comments has been incorporated into the appropriate sections of this report
and the Departmental Recommendation at the end of this report.

Comprehensive Plan Compliance: The site is designated Residential High Density (HD) on the City’s
Comprehensive Plan Map. HD unit types are designed to incorporate features from both single-family
and multi-family developments, support cost-efficient housing, facilitate infill development, have close
access to transit service, and efficiently use urban services and infrastructure. Lands designated HD is
where projects will be compatible with existing uses and where infrastructure is adequate to handle
impacts from higher density uses. The proposal is compliant with the following Comprehensive Plan
Goals and Policies if all conditions of approval are met:

Compliance | Comprehensive Plan Analysis

Policy L-2: Support compact urban development to improve health outcomes, support
v transit use, maximize land use efficiency, and maximize public investment in
infrastructure and services.

Goal L-H: Plan for high-quality residential growth that supports transit by providing
urban densities, promotes efficient land utilization, promotes good health and physical

v’
activity, builds social connections, and creates stable neighborhoods by incorporating
both built amenities and natural features.

> Goal L-BB: Maintain a high quality of life as Renton grows by ensuring that new
development is designed to be functional and attractive.

> Goal L-FF: Strengthen the visual identity of Renton and its Community Planning Areas

and neighborhoods through quality design and development.

Policy L-51: Respond to specific site conditions such as topography, natural features,
v and solar access to encourage energy savings and recognize the unique features of the
site through the design of subdivisions and new buildings.

Policy L-52: Include human-scale features such as pedestrian pathways, quality
v landscaping, and public spaces that have discernible edges, entries, and borders to
create a distinctive sense of place in neighborhoods, commercial areas, and centers.

Policy L-53: Orient buildings in developments toward the street or a common area,
rather than toward parking lots.

Policy L-57: Complement the built environment with landscaping using native,
v naturalized, and ornamental plantings that are appropriate for the situation and
circumstance and which provide for respite, recreation, and sun/shade.

Zoning Development Standard Compliance: The RMF Zone provides suitable environments for multi-
family dwellings. It is further intended to conditionally allow uses that are compatible with and support
a multi-family environment. The RMF allows for the development of both infill parcels in existing multi-
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family districts with compatible projects and other multi-family development. Densities range from ten
(10) to twenty (20) du/acre with opportunities for bonuses up to twenty five (25) dwelling units per net
acre. The proposal is compliant with the following development standards if all conditions of approval

are met:

Compliance

RMF Zone Develop Standards and Analysis

Compliant if

Condition of

Approval is
Met

Density: There is no minimum density requirement for townhouse development in
the RMF zone. The minimum density required for other attached dwelling units is 10
dwelling units per net acre. The maximum density permitted is 20 dwelling units per
net acre. Net density is calculated after the deduction of sensitive areas, areas
intended for public right-of-way, and private access easements.

Staff Comment: After deducting 24,480 square feet for access easements from the
92,721 gross square footage of the site, the net square footage would be 68,241
square feet (1.57 net acres). The 36 unit proposal would arrive at a net density of
22.97 dwelling units per acre (36 units / 1.57 acres = 22.97 du/ac), which falls within
the permitted density range for the RMF zoning classification if all density bonus
criteria, pursuant to RMC 4-9-065, are met. To qualify for the density bonus, the
applicant shall first provide one affordable housing unit, either for sale or rental (per
net acre). Additional bonus units (per net acre) may be achieved on a 1:1 ratio for
either: affordable housing units, either for sale or rental; or units constructed to Built
Green 3 Star (at minimum) building standards. The applicant is proposing a total of
four bonus units. Therefore, staff recommends as a condition of approval the
applicant be required to provide at least two affordable housing units, either for sale
or rental in exchange for two bonus units (for a total of 34 townhomes). The
additional two bonus units may be (for a total of 36 townhomes) achieved on a 1:1
ratio for either: affordable housing units, either for sale or rental; or units constructed
to Built Green 3 Star (at minimum) building standards. Alternatively, the proposal
shall be revised to eliminate those units which exceed the maximum density allowance
pursuant to RMC 4-2-110A resulting in a 32-unit proposal.

Requested to
be Modified
Through the

PUD

Lot Dimensions: There is no minimum lot size required in the RMF zone. A minimum
lot width of 25 feet is required (30 feet for corner lots) for townhouse development. A
minimum lot depth of 50 feet is required for townhouse development.

Requested to be modified through the PUD

Staff Comment: The proposal complies with the lot depth standards of the RMF zone.
However, the proposal does not comply with the minimum lot width standards of the
zone for all residential units. Internal lots range in width from 16.5 feet to 20 feet and
corner lots range from 26.8 feet to 27.1 feet. The applicant has proposed to modify
the minimum lot width requirement through the PUD. The reduction in lot width
allows the applicant to achieve a dense development with minimal footprint and less
impervious surface while providing amenities which serve to enhance the quality of
the development and meet the PUD decision criteria. Therefore, staff is in support of
the requested modification if all conditions of approval are met.

Lot Coverage: The allowed lot coverage is 70 percent for townhome developments.

Staff Comment: The lot coverage would vary for the proposed lots. The lot coverage
for the residential lots would range from 54% to 70%. The lot coverage for the entire
development is at approximately 28%.

Requested to

Setbacks: The required setbacks for townhouse development in the RMF zone are as
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be Modified
Through the
PUD

follows: front yard is 10 feet, the side yard is O feet for the attached sides and 5 feet
for the unattached sides (per CI-76), side yard along the street 20 feet, and the rear
yard is 10 feet. The required setbacks for other attached dwellings in the RMF zone
are as follows: front yard is 20 feet, the side yard is 0 feet for the attached sides and 5
feet for the unattached sides (per CI-76), side yard along the street is 20 feet, and
rear yard is 10 feet.

Requested to be modified through the PUD.

Staff Comment: As part of the PUD the applicant is proposing to modify the setback
from the rear lot line. All other setbacks comply with the setback requirements of the
RMF zone. The average rear yard setback is approximately four feet from the rear
drive aisle.

Staff is in support of a reduction in the setback for proposed lots from the proposed
drive aisle given the intensity/density of the proposed development. The proposed
development would be of a similar density to the abutting development to the south if
all conditions of approval are complied with. Additionally, the property to the north is
not developable, due to the presence of utility easements and overhead transmission
lines. The perimeter looped alley provides a buffer to the neighboring developments.

However, due to shallow residential rear yard setbacks proposed, there exist the
potential for cars to park in front of proposed garage spaces. In order to ensure
parked vehicles do not encumber to the proposed access aisle the project’s bylaws or
CC & R’s restrict parking across the access aisle throughout the development and no
parking signage shall be posted. A copy of the bylaws and no parking signage
specifications shall be submitted to, and approved by, the Current Planning Project
Manager prior to construction permit.

Requested to
be Modified
Through the

PUD

Building Standards: The RMF zone has a maximum impervious surface coverage of
75%. A Code Interpretation (CI-73) (Exhibit 10) was adopted regarding building
height requirements in residential zones. In the RMF zone, a maximum building
height of 3 stories with a wall plate height of 30 feet is permitted. Roofs with a pitch
equal to or greater than 4:12 may project an additional six (6) vertical feet from the
maximum wall plate height; common rooftop features, such as chimneys, may
project an additional four (4) vertical feet from the roof surface. Non-exempt
vertical projections (e.g., decks, railings, etc.) shall not extend above the maximum
wall plate height unless the projection is stepped back one-and-a-half (1.5)
horizontal feet from each fagade for each one (1) vertical foot above the maximum
wall plate height.

Wall plates supporting a roof with only one (1) sloping plane (e.g., shed roof) may
exceed the stated maximum if the average of wall plate heights is equal or less than
the maximum wall plate height allowed.

An additional ten feet (10') height for a residential dwelling structure may be
obtained through the provision of additional amenities such as additional recreation
facilities, underground parking, and additional landscaped open space areas; as
determined through the site development plan review process and depending on the
compatibility of the proposed buildings with adjacent or abutting existing residential
development. In no case shall the maximum wall plate height of a residential
structure exceed thirty-five feet (35’).

Requested to be modified through the PUD.
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City of Renton Department of Community & Economic Development Hearing Examiner Recommendation
GRANT PLACE TOWNHOMES LUA15-000885, PP, PPUD

Report of May 17, 2016

Page 10 of 39

Staff Comment: The overall project has less impervious surface than otherwise would
be expected. Based on the provided TIR the site would contain approximately 65%
impervious surfaces for the overall site (Exhibit 8). The individual lots however would
not likely meet the impervious surface requirement of the zone. As a result, a
modification is being requested as part of the PUD in order to consider the site
collectively for lot coverage requirements. Staff is in support of the requested
modification as it is in support of the overall Planned Urban Development approach.

With respect to height the tallest point of the structure would be approximately 33
feet and 7-inches from the lowest grade to the highest peak. The proposal complies
with the building standards of the zone.

Landscaping: The City’s landscape regulations (RMC 4-4-070) require a 10-foot
landscape strip along all public street frontages. Additional minimum planting strip

Requested to | widths between the curb and sidewalk are established according to the street

be Modified | development standards of RMC 4-6-060.

Through the

PgD Requested to be modified through the PUD.
Staff Comment: See discussion below in FOF 28: PUD Decision Criteria,
Landscaping/Screening.
Tree Retention: The City’s adopted Tree Retention and Land Clearing Regulations
require the retention of 20 percent of trees in a residential development.
Significant trees shall be retained in the following priority order:
Priority One: Landmark trees; significant trees that form a continuous canopy;
significant trees on slopes greater than twenty percent (20%); Significant trees
adjacent to critical areas and their associated buffers; and Significant trees over sixty
feet (60') in height or greater than eighteen inches ( 18") caliper.
Priority Two: Healthy tree groupings whose associated undergrowth can be
preserved; other significant native evergreen or deciduous trees; and Other
significant non- native trees.
Priority Three: Alders and cottonwoods shall be retained when all other trees have
been evaluated for retention and are not able to be retained, unless the alders and/
or cottonwoods are used as part of an approved enhancement project within a
v critical area or its buffer.

For multi-family development, the minimum tree density is four (4) significant trees
for every five thousand (5,000) square feet. The tree density may consist of existing
trees, replacement trees, trees required pursuant to RMC 4-4-070F1, Street Frontage
Landscaping Required, or a combination.

Requested to be modified through the PUD.

Staff Comment: The site is contains a mixed canopy dominated by alder, maple,
Douglas fir, cedar, locust, ash, and cherry trees. The applicant provided a Tree
Protection Plan/Arborist Report, completed by Greenforest Inc., dated December 21,
2015 (Exhibit 7). Based on the provided tree inventory, 53 trees are located on the
subject site. Sixteen trees were identified as dead, diseased, or dangerous. This results
in the exclusion of 16 trees from retention calculations. As such, 37 trees were utilized
to calculate retention requirements of 20% of the significant trees located on the site.
Therefore, the applicant would be required to retain at least 7 trees on site. The
provided Tree Retention Plan depicts the retention of 3 trees (Exhibit 7).

HEX Report - Grant Place Townhomes




City of Renton Department of Community & Economic Development Hearing Examiner Recommendation
GRANT PLACE TOWNHOMES LUA15-000885, PP, PPUD

Report of May 17, 2016

Page 11 of 39

When the required number of protected trees cannot be retained, new trees, with a
two-inch caliper or greater, shall be planted. The replacement rate shall be 12-caliper
inches of new trees to replace each protected tree removed. Therefore a total of 48-
caliper inches would be required to be replaced on site. The applicant is proposing
119, 2 caliper inch replacement trees, for a total of 238-caliper inches, in order to
meet the tree retention/replacement requirement.

A modification is being requested, as part of the PUD, in order to consider the site
collectively for tree density requirements given the reduced size of the proposed lots.
Staff is in support of the requested modification as it is in support of the overall
Planned Urban Development approach.

The project site is approximately 93,000 square feet. As a result, a total of 74 trees are
required to be located on the site in order to meet the tree density requirements of the
code (93,000 square feet / 5,000 square feet x 4 trees = 74.4 trees). The applicant’s
proposed landscape plan includes a total of 119 new trees along with the retention of
3 existing trees for a total of 123 proposed trees located on site following
development.

Protected trees may contribute to the site’s required minimum tree density, but any
trees that are in excess of an sites minimum tree density shall not contribute to the
total number of trees that are required to be retained for the Land Development
Permit. Therefore staff recommends a condition a condition of approval requiring the
applicant to place all protected trees which do not contribute to the sites required
minimum tree density be held in perpetuity within a tree protection tract(s). A
revised PUD/Plat Plan shall be submitted to, and approved by, the Current Planning
Project Manager prior to construction permit approval.

Requested to
be Modified
Through the

PUD

Parking: The parking regulations, RMC 4-4-080, require a specific number of off-
street parking stalls be provided based on number of bedrooms proposed per unit.

Requested to be modified through the PUD.
Staff Comment: The following ratios would be applicable to the site:

Use # of residential units Ratio Required Spaces
Attached 12-2 bedrooms 1.4 spaces / 2-bedroom 38
Res(lj:;:stlal 24-3 bedrooms 1.6 spaces / 3-bedroom 17

Based on the proposed uses, a minimum and maximum of 55 parking spaces would be
allowed in order to meet code. The applicant proposed a total of 79 spaces within
structured and surface parking areas. The proposal exceeds the maximum parking
stall allowance of 24 stalls. The applicant has proposed to modify the maximum
parking allowance through the PUD. While the proposal exceeds the maximum
number of parking stalls allowed by code, the requested modification conforms to the
intent and purpose of the parking regulations by providing sufficient on-site parking
for the amount necessary to support the new development. The additional parking
stalls would have no negative impact relative to the environment. Therefore, staff is
in support of the requested modification if all conditions of approval are met.

The parking conforms to the minimum requirements for drive aisle, parking stall
dimensions, and the provision of ADA accessible parking stalls.

Per RMC 4-4-080F.11 the number of bicycle parking spaces shall be one-half (0.5)
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bicycle parking space per dwelling unit. The applicant is proposing bicycle parking
spaces within proposed garages. The applicant will be required to demonstrate
bicycle spaces meet the requirements of RMC 4-4-080F.11.c as part of building permit
applications.

Requested to
be Modified
Through the

PUD

Refuse and Recyclables: Per RMC 4-4-090 for multi-family developments a minimum
of 1 % square feet per dwelling unit is required for recyclable deposit areas and a
minimum of 3 square feet per dwelling unit is required for refuse deposit areas.

Requested to be modified through the PUD.

Staff Comment: Based on the proposal for a total 36 residential units, 162 square feet
of refuse and recycle area is required to be provided.

As part of the PUD the applicant is requesting to modify the residential refuse and
recycle standards in order to provide residential refuse and recycle utility areas within
the each individual residential unit.

Staff recommends as a condition of approval the applicant be required to
demonstrate where and how refuse and recyclables would be picked up on pick-up
day to the satisfaction of the Current Planning Project Manager prior to engineering
permit approval. Specifically, the applicant will be required to provide a designated
refuse and recycle pickup pad, as to not block the drive aisle, for proposed Lots 14-23.

Staff is in support of the requested modifications as part of the PUD if all conditions of
approval are met.

Compliant if

Condition of

Approval is
Met

Fences and Retaining Walls: In any residential district, the maximum height of any
fence, hedge or retaining wall shall be seventy two inches (72"). Except in the front
yard and side yard along a street setback where the fence shall not exceed forty eight
inches (48") in height.

There shall be a minimum three-foot (3') landscaped setback at the base of retaining
walls abutting public rights-of-way.

Staff Comment: The existing site is generally level with a slight gradient down to the
west with an average slope of 10%. The applicant is proposing several retaining walls
ranging in height from 3 to 6 feet in order to support grade changes. RMC 4-4-080
limits the maximum height of retaining walls to 6-feet. The proposal complies with
the retaining wall requirements of the code. The applicant should note that if
retaining wall heights change landscaped terracing between retaining walls, can be
used when the maximum height of a single retaining wall exceeds 6-feet.

Many of the proposed retaining walls are located on the property line. Therefore
staff recommends, as condition of approval, the applicant be required to demonstrate
that all retaining walls can be constructed on site. Alternatively, a construction
easement shall be furnished to the City allowing the ability utilize adjacent property to
construct proposed retaining walls. Compliance with this condition shall be completed
prior to engineering permit approval.

The applicant will also be required to provide a minimum two-feet of separation
between the face of any wall and the nearest paved travel surface edge.

Fencing is proposed throughout the site, see discussion under FOF 28: PUD Decision
Criteria, Landscaping/Screening.
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27. PUD Applicability Standards: Pursuant to RMC 4-9-150B, any applicant seeking to permit development
which is not limited by the strict application of the City’s zoning, parking, street, and subdivision
regulations in a comprehensive manner shall be subject to applicability standards. The following table
contains project elements intended to comply with applicability standards, as outlined in RMC 4-9-
1508:

Compliance | PUD Applicability Criteria and Analysis

In approving a planned urban development, the City may modify any of the standards
of RMC 4-2, RMC 4-3-100, RMC 4-4, RMC 4-6-060, and RMC 4-7. All modifications
shall be considered simultaneously as part of the planned urban development.

Compliant if
Conditions of
Approval Are

Met

Staff Comment: All standards requested to be modified are contained within the
Chapters listed above with the exception of the request for a modification to the
density bonus criteria. The Density Bonus Criteria is found in RMC 4-9-065 and cannot
be modified as part of the requested PPUD. Therefore, the applicant would be
required to demonstrate compliance with the Density Bonus Criteria pursuant to RMC
4-9-065 (see discussion under FOF 26: Zoning Development Standard Compliance,
Density).

An applicant may request additional modifications from the requirements of the
Renton Municipal Code. Approval for modifications other than those specifically
described in subsection RMC 4-9-150B.2.a shall be approved prior to submittal of a

preliminary planned urban development plan.
Compliant if

Conditions of
Approval are
Met

Staff Comment: All requested modifications are outlined above under FOF 18:
Requested Modifications from RMC through the PUD. Staff is in support of all
requested modifications if all conditions of approval are complied with, with the

exception of the landscape buffer modification from the east property line (see
discussion under FOF 28: PUD Decision Criteria, Landscaping/Screening and the
density bonus modification (see discussion under FOF 26: Zoning Development
Standard Compliance, Density).

A planned urban development may not authorize uses that are inconsistent with
those uses allowed by the underlying zone, or overlay district, or other location
v restriction in RMC Title 4, including, but not limited to: RMC 4-2-010 to 4-2-080, 4-3-
010 to 4-3-040, 4-3-090, 4-3-095, and 4-4-010.

Staff Comment: Townhouses are a permitted use in the RMF zone.

The number of dwelling units shall not exceed the density allowances of the

Compliant if applicable base or overlay zone or bonus criteria in chapter 4-2 or 4-9 RMC; however,

Conditions of
Approval are
Met

averaging density across a site with multiple zoning classifications may be allowed if
approved by the Community and Economic Development Administrator.

Staff Comment: See discussion in FOF 26: Zoning Development Standard Compliance,

Density.

28. PUD Decision Criteria Analysis: Pursuant to RMC 4